
A/E Services Old West End
•€• G‚ƒƒ„ƒ S…‚ƒƒ…

October 27th, 2015



SECTION 1.  

-ANALYSIS OF PROJECT
-SCOPE OF WORK



ANALYSIS OF PROJECT

• e Old West End Historic District and the subdivision known as the Old West End Rental 
District contain a rich fabric of residential, civic, and commercial buildings organized along a series 
of converging streets relating to Main Street, the district's principal armature and the site of its most 
signi€ cant buildings. While Main Street is lined with the largest and most elaborate houses and 
public buildings, the secondary streets like Green Street are the site of an architecturally signi€ cant 
group of domestic structures that have su• ered from lack of maintenance and decay during a long 
period of economic pressure on the downtown area. • e houses, mostly single-family to begin 
with, began to be subdivided into ‚ ats and apartments by 1920. Several houses were demolished 
and some were replaced by apartment buildings in the second quarter of the twentieth century. • e 
houses along Green Street, like those elsewhere in the district, remain in reparable condition, with 
widespread deterioration of exterior wood elements, such as porches, cornices with inset gutters, 
and window sashes.
• e house at 860 Green Street is representative of the kinds of assets and problems encountered 
in the district. • e house is set on a conventional lot in the middle of the block on the northeast 
side of Je• erson Avenue. It appears to be a well-built masonry duplex, apparently in acceptable 
condition. • is duplex form is widely found across the city. In reality, the form and history of the 
house are very complex, with results that a• ect its structural integrity. It is an architectural asset to 
the district and a potentially valuable two-family residence. Its rehabilitation would help facilitate 
a larger transformation of the entire neighborhood into a desirable locale for business and homes. 
• e house su• ers from deferred maintenance, obsolete mechanical and electrical systems, and poor 
construction techniques. Its original form, that of a two-story, frame, single-family house, was 
obscured by extensive work done in the 1920s, when the house was enlarged and made into a four-
unit apartment house.  
Currently the house consists of a two-story 6-course American-bond brick front section containing 
living rooms on each ‚ oor. Immediately behind that is a frame section that was incorporated 

into the apartment building. It was 
sheathed with brick veneer that 
matches the front section. Both 
sections have exterior brick chimneys 
and cast stone jack arches with 
keystones. • e brick section has two-
story polygonal bay windows ‚ anking 
the paired doors to the separate units 
on each ‚ oor. • ese bays have eight-
over-eight central picture windows 
‚ anked by angled four-over-four 
sashes. High casements to the north 
of the chimneys also light each of 
the four front rooms. • e facade is 
topped by two shallow pediments 
corresponding to the residential units 
within. Until-recently, the front was 
masked by a two-story porch with an 
arcaded brick € rst ‚ oor and a second 
‚ oor (more recent in date) supported 

on tapered square columns. A stair on 
the porch gave access to the second-‚ oor 

apartments. • e porch has since been demolished and the roof is presently propped on timber 
supports. • e entire house is covered by a shallow standing-seam metal hipped roof. 
• e early frame section has added pairs of large two-over-two sash windows ‚ anking the original 
5-course American-bond chimneys on each side wall. • e € rst-‚ oor apartment on the northwest 
side has had the plaster stripped from the interior, making the framing visible, while the apartments 
to the southeast retain their plaster € nishes intact. • ere are no stairs on the interior, although the 
location of the original stair in the frame passage is visible and also the well for a stair that rose in 
the brick front rooms is visible on the left hand side. 
  
  • e framing of the original house consists of pit-sawn mortice-and-tenon members, including 
posts at the corners of the rooms. • ese extend from the sill to the top plate through both stories. 
• e corner posts are stabilized with original down braces. • e braces have been severed to insert the 
large windows that ‚ ank the two original end chimneys on each ‚ oor. • is may have been done 
in the late nineteenth century. Intermediate posts ‚ ank window or door locations in the front and 
rear walls. • ese and the studs are pegged into girts that ate mortised into and extend between 
the corner posts and support the joists at the second-‚ oor level. A one-story ell extended to the 
rear, aligned with the room on the southeast side of the central passage. • is ell had a porch that 
extended along its northwestern side, now incorporate into the central passages in the rear ell.  Most 
of the interior of the original house was altered in its transformation into a duplex building. New 
mantels with applied decoration and ‚ anking pilasters were added in most locations. • e newer 
sections have a square, stepped pro€ le baseboard, four-panel doors. • e earlier sections have beveled 
architrave trim and two-panel doors. • e house features narrow, painted wood ‚ oors throughout.      
 
• e single-family house was converted into a duplex by making a two-story extension to the front. 
• e front section was brick and including a living room for each unit opening o•  the new front 
porch. • ere is clear evidence of internal stairs that rose against the back wall of the living rooms to 
the second-‚ oor bedrooms. • e house, as 
altered, had a one-story, four-bay arched 
brick porch across the front.  • e new 
section on the front was ornamented 
with paired gables. • e one-story rear 
wing was expanded to provide kitchens 
for both units.   
At some point after 1920, the upper 
‚ oors were converted into apartments. 
To provide enough room, the wide ell 
was raised to two stories and the interior 
stairs removed from the front rooms. 
• e front porch remained one-story in 
height, although stairs to reach the upper 
apartments are extending to the front 
of the building shown on the Sanborn 
map. • e rear portion is covered with 
rough stucco and features two-over-
two sashes. • e original outline of the 
early house and its ell is visible in the 
basement, outlined by a substantial 
brick foundation. • e area under the 
frame house was unexcavated, except for 

The original house at 858-860 Green Street in 1904. The original one-story ell 
and porch can be seen to the right and an addition is to the left side. 
(1904 Sanborn Map)

858-860 Green St after the masonry addition to the front between 1910 and 
1915, creating a duplex with a one-story porch on the front and one-story ell 
to the rear ( 1915 Sanborn Map)



a whitewashed room 
under the ell, which 
was equipped with a 
• replace (in• lled).

€ e building is 
bilaterally divided by a 
central wall that runs 
through the original 
center passage of the 
frame house. Part of 
this wall incorporates 
mid-nineteenth-
century framing that 
is in poor condition. 
€ e framing for the 
remainder of the house 
to the rear is chaotic 
and heavily patched 
and improvised when 
it was expanded to 
two stories after 1920. 

€ ere are two sets of joists in mush of this area, one for the • oor above and another below 
that for the ceiling of the • rst • oor. € e frame additions are supported on brick piers with 
in• ll between made of a single wythe of brick.  € e rear was spanned by a two-story porch, 
added after 1920, that contained an exterior stair giving access to the upper apartments. € ese 
rear section is in poor condition, with the rear porch demolished and the rear wall partly 
missing. € e rear section of the building droops as much as 8º along the southeast wall.       

APPROACH 

€ e condition of the building is much worse than the other buildings we have studied in this 
phase of the Old West End project. While the front section appears to be structurally sound, 
the rear half of the building is in very poor condition and was not soundly built to begin 
with, making patching very di!  cult. Both the framing, the • nishes, and the foundation are 
inadequate.  € e roof appears sound. If the building were to be reduced in size it might still 
be adapted as a duplex and possibly within a budget that makes sense given the context. € e 
size would correspond to the foundation of the original house plus the masonry front rooms. 
A new shed addition would be needed to provide kitchen and bathrooms for the northwestern 
unit.  € e resulting form would be similar to the footprint of the house as enlarged to form a 
duplex in 1910-1915.
For an existing building in a historic district, it will be necessary to work closely with the 
building o!  cial to make sure that it is possible to resolve any building code issues, including 
but not limited to heights of porch and stair railings that may not meet current requirements, 
in a way that meets both the o!  cial's concerns and the building's best interest in terms of 
historic integrity. In order to meet the Secretary's Standards for Historic Preservation Projects 
and to meet the requirements of the architectural guidelines established by the Commission 

of Architectural Review, as well as to pass muster with the Commission's review process, it is 
important to establish an approach based in a realistic but rigorous preservation philosophy. 
1. Since the house was twice altered from its original form well before 1950, it is likely 
that the form should be retained and adapted to the degree that is permitted by its proposed 
two-family residential use.
2. It would be di!  cult to restore the house to its early form, because there are no 
comprehensive records showing the original appearance of the house.
3. € e poor condition of the rear section seems to require that that part be demolished 
and the house reduced to the area with sound framing and foundations. 

4. € e form of the house when it was a duplex is similar to this reduced size. 
5. € e porch could be replaced either as shown in photos or with a simpler design. It 
could be a one-story porch in keeping with the historical evidence.   
6. New stairs should be added in the location of the original stairs in the two • rst-• oor 
front rooms.   
7. A new two-story wing would hold the kitchen and bathrooms for the northwestern 
unit. 
8. € e basement should be reconditioned for use as storage and mechanical areas

858-960 Green Street in after the two apartments were added on the second  ̄oor in the period 
after 1920. The ell was raised to two stories and rear porch was added (1951 Sanborn Map). 



SCOPE OF WORK

DEMOLITION

Exterior
Remove deteriorated rear section. Remove plywood from • rst-€ oor doors and windows.  Clean basement and 
remove obsolete equipment and ducts. 

Interior
Remove partitions, stairs, € ooring, equipment, and doors as indicated on plans. Remove plaster and other wall 
and ceiling • nishes. Retain all ornamental trim, doors, baseboards, and doorframes in situ or for reuse elsewhere 
in the building.  Save and store mantels in the building for installation in original locations

EXTERIOR IMPROVEMENTS

Masonry

Condition: ! e exterior masonry of the house appears in good condition, except on the NW 
side where there are deteriorated bricks and areas of mortar damage from rising damp or splash 
from gutters.. ! e section of brick veneer at the left-hand window on the northwest side of 
the frame section is cracked and failing.  ! e two chimneys are in fair condition but need 
repointing and removal of vegetation. 
Recommendations: No intervention is needed in most areas, except where removal of exterior 
piping and vegetation leaves holes in the brickwork. Repair the scarred brick at the ends of 
the front porch.  Use a soft mortar to match the existing. Inspect the chimneys and repoint 
the mortar at these exposed features as required. Replace the brick veneer under the left-hand 
window mentioned above. Add a new footing below this section of veneer.  Consider sealing 
the tops of the chimneys to prevent interior moisture damage. Leave the sound areas of stucco 
parging at the tops of the chimneys and repair as required.

Stucco
Condition: ! e stucco on the rear portion of the house is sound in the areas where the framing 
is sound. 

Wood Trim 
Condition: ! e wood cornice is in relatively good condition, except at the rear and around the 
front porch. 
Recommendations: Repair limited decay in cornice.  Replace those sections that are decayed.

Windows and Doors
Conditions: ! e windows and doors are mostly original to the house.  ! ey are in repairable 
condition.
Recommendations: Windows are to be scraped and sanded, repaired, re-glazed, and rehung in 
the original frames, which are to be repaired and repainted. Doors are to be repaired, scraped 
and sanded, and repainted, retaining historic hardware wherever possible and added new 
security hardware. 
 
Porches
Condition: ! e porch on the front was added as part of the brick section between 1910 and 
1915.  It was raised to two stories at a later date. All that remains is the roof and the concrete 

€ oor. It is clear that the • rst-€ oor railings were brick, with a center railing dividing the porch 
into two sections.  ! ere were • ve brick piers that supported four shallow brick arches that 
carried the second-€ oor joists. ! e second € oor ceiling was supported on tapered square wood 
columns.  ! e concrete steps and the € oor slab are also in poor condition. A large hole in the 
slab opens into a crawl space or void below the porch. ! e porch was covered with stucco when 
photographed intact.
Recommendations: 
OPTION ONE: Rebuilt the one-story porch of 1910-15 to correspond to the photograph 
evidence. Don't include the porch stairway to the second € oor. Consider adding an understated, 
thin, metal railing above the original railing to achieve the 42º required railing height without 
compromising the appearance of the house. Replace the concrete € oor and steps. Consider 
building the porch of wood and covering with a € at stucco. 
OPTION TWO: Rebuild the porch in a simpli• ed form if permitted by local authorities. 
Consider adding an understated, thin, metal railing above the original railing to achieve the 42º 
required railing height without compromising the appearance of the house. Replace the concrete 
€ oor and steps. 

 Rear Wing
Condition: ! e rear wing is built of wood covered with rough stucco. ! e rear section of the 
wing is in very poor condition.  
Recommendations:  Remove the section of the rear wing that is to the rear of the historic ell 
foundation. Repair the building's structure and add new stucco cladding on the rear. 

Roof and Gutters
Condition: ! e main building, porch, and the rear wing are covered with standing-seam metal 
roo• ng. ! e roo• ng is patched and pierced with piping. With a careful repair and regular 
maintenance, the roof may have years of service left. ! e gutters were inset into the wood 
cornice and the downspouts ran down the exterior of the wall.  
Recommendation: 
OPTION ONE: Consider replacing the entire roof, € ashing, and gutters. 
OPTION TWO: Patch and repair the existing roof, sand, and repaint.   Refurbish the inset 
gutters and replace the downspouts. Add new roo• ng and gutters and around the roof of the 
front porch.



INTERIOR IMPROVEMENTS

Floors
Condition: • e € oor structure and the narrow tongue-and-groove € oors are intact in most areas 
of the building.
Recommendations: • e € oors should be patched, sanded, and re• nished. 

Walls
Condition: • e brick walls are plastered and the plaster is intact. • e plaster on the frame 
exterior walls and partitions is mostly in poor condition in all locations. • ere is fallen plaster 
in the second-€ oor of the frame rear wing, but the lath appears intact in this area. Since the 
building has been empty and boarded up, higher humidity level have caused some interior paint 
to peel. 
Recommendations: Repair the plaster on the masonry walls in the front section. Patch any 
damaged plaster. Scrape and repaint all intact plaster surfaces. Replace all other plaster with 
drywall. Level any wall framing to receive wallboard. New partitions will be clad in gypsum 
wallboard. Most rooms will retain their form and character.
 
Ceilings
Condition: • e plaster ceilings on the • rst and second € oor are in poor to fair condition. 
Recommendations: Replace plaster ceilings with drywall. 

Trim
Condition:  • e interior trim throughout is of wood, made up of plain and beveled elements. 
Most is in good condition.
Recommendations: Scrape, sand, and paint the wood trim. Use salvaged trim from elsewhere in 
the building at new openings.

Doors
Condition: • e two- and four-panel interior doors are in fair to good condition. 
Recommendations: Repair and replace missing hardware on the doors to remain in place and on 
the doors to be used elsewhere in the building. Clean, scrape, sand, and paint all existing doors, 
including those to be reused in new openings. 

Stairs
Condition: • ere are no interior or exterior stairs. • e wells for the stairs in the two front rooms 
remain from 1910-1915. • ese stair were removed when the second-€ oor apartments were 
created and € oored over. An earlier stair in the central passage of the frame house was removed 
at the time of conversion to a duplex in the 1910-1915.
Recommendation: 
Add new stairs in the same place as the originals from 1910-1915 (the headers for the stair 
survive in the € oor framing between the • rst and second stories).
 
Bathrooms
Condition: • e building currently has no functioning baths. • ere are four rooms that served as 
baths in the apartment building, one in each apartment. • e bathroom • xtures and • nishes are 
outmoded.  
Recommendations:
Add a new half bath on the • rst € oor and two new baths on the second € oor of each unit. Add 
new • xtures and • nishes.

Energy E!  ciency 
Condition: • ere is no insulation in the house, nor are there any storm windows or doors.
Recommendation: Add insulation in the € oor above the unheated cellar area, in the walls, and 
ceiling of the second € oor. Add triple-track exterior storms at all windows and storm doors at all 
entries to protect the historic sashes and to improve energy e!  ciency. Paint the storms to match 
the window and door trim.

Mechanical system
Condition: • ere is no central heating or air conditioning in the building. All of the mechanical 
equipment is obsolete. 
Recommendations: Provide a new ducted forced air system served from the basement and attic.

Electrical system
Condition: • e electrical wiring and • xtures are outmoded.
Recommendations: Provide all new wiring, equipment, and • xtures.

Plumbing
Condition: • e plumbing and • xtures are outmoded.
Recommendations: Provide all new plumbing, equipment, vents, and • xtures.
Kitchens and Laundries
Provide new base cabinets, counters, and wall cabinets and appliances.

Intact South Elevation  - Undated Photo



SECTION 2:  

-EXISTING FLOOR PLANS



 

-EXISTING CELLAR  FLOOR PLAN
1/8º = 1'0º



 

-EXISTING FIRST FLOOR PLAN
1/8º = 1'0º



 

-EXISTING SECOND  FLOOR PLAN
1/8º = 1'0º



SECTION 3:  

-SUGGESTED FLOOR PLANS



 

-SUGGESTED CELLAR FLOOR PLAN
1/8º = 1'0º



 

-SUGGESTED FIRST FLOOR PLAN
1/8º = 1'0º



 

-SUGGESTED SECOND FLOOR PLAN
1/8º = 1'0º



SECTION 4:  

-ELEVATIONS



 

-NORTH ELEVATION

 

-SOUTH ELEVATION
1/8º = 1'0º 1/8º = 1'0º



 

EAST ELEVATION
1/8º = 1'0º



 

WEST ELEVATION
1/8º = 1'0º
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